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1.0

Recommendation

1.1

It is recommended that permission is granted subject to the conditions set out below (as
may be supplemented/modified in any accompanying written or verbal update to the
Panel).

2.0

Introduction

2.1

The application has been referred panel by Newport Pagnell Town Council due to concerns
that there is insufficient parking provision.

3.0

Background
The Site

3.1

The application site contains a Grade II Listed Building and associated extensions fronting
the east side of the High Street in Newport Pagnell. The property lies within the centre of a
terrace formed by a cluster of buildings north of St Peter and St Paul’s Church and south of
Ousebank Street. Two empty shops front the High Street on the ground floor; the rest of the
building complex contains a garage, a residential dwelling and associated storage space. The
property is bounded by commercial units on the north and south sides with flats above
these.

3.2

The site is located within Newport Pagnell conservation area. While there are other
designations, including an archaeological and biological notification site and landfill buffer,
these are not relevant to the application as there is no change to the footprint of the
property and there is no significant groundwork proposed.
The Proposal

3.3

The application seeks planning permission to reconfigure the layout of the property to form
3 one-bedroom flats and to enlarge the retail space formed by the two shops.

3.4

The flats would have a communal entrance where the garage is currently located.
Residential Unit 1 would be located to the rear of the retail space and would span three
floors. Residential Unit 2 would be located on the 1st floor at the front of the building and
Residential Unit 3 would be located in a single storey outrigger to the rear. The garden would
be communal.

3.5

The retail units/shops would be enlarged by connecting these together via a corridor and
allowing access to the cellar.

4.0

Relevant planning history

4.1

Application Site
MK/43/88

Change of use from retail shop to wine bar and residential flat
Withdrawn 27-MAY-88

MK/674/88

Listed building consent for internal and external alterations to form shop
Approved 23-JUN-88

MK/673/88

Alterations and change of use of part ground floor to form retail shop
Permitted 23-JUN-88

MK/284/90

Alterations to form two shop units
Refusal 22-AUG-90

MK/283/90

Alterations To Form Two Shop Units
Refused 21-AUG-90

MK/636/91

Change of use of part ground floor from residential to b1 offices, internal
& external alterations, demolition of existing single storey buildings and
erection of new single storey rear extension
Permitted 21-AUG-91

MK/637/91

Listed building consent for internal and external alterations demolition
of existing single storey buildings and erection of new single storey rear
extension
Approved 21-AUG-91

5.0

20/00320/LBC

Internal alterations to remove bricked up doors to shop and office
creating dining room and entrance/lobby area on ground floor, new stud
wall to create separate bedrooms and wardrobe, removal of spiral
staircase to create en-suite for master bedroom on first floor.
Withdrawn 17-FEB-2020

21/00846/LBC

Listed building consent for alterations associated with residential
conversion into flats and change in size of commercial unit including:
creating an opening in rear wall of commercial unit for basement access,
replace garage door with double doors, insertion of new staircase and
floor in garage, removal of spiral staircase and minor internal changes
associated with conversion of ground and upper parts of building into
habitable spaces / alteration of existing habitable spaces.
Permitted 05-AUG-2021

Consultations and representations
All responses and representations received can be viewed in full, online at www.miltonkeynes.gov.uk/publicaccess using application ref. 21/01285/FUL. The following paragraphs
summarise those responses and representations.

5.1

Newport Pagnell Town Council
Objects on the grounds that there is insufficient parking provision and it is not compliant
with the Milton Keynes Parking Standards.

5.2

Cllr Paul Alexander – Newport Pagnell South Member of DCC/DCP
No comments received

5.3

Cllr Scot Balazs – Newport Pagnell South
No comments received

5.4

Cllr Jane Carr – Newport Pagnell South
No comments received

5.5

MKC Highways
The site has no access for vehicles and so residents and visitors would need to rely on onstreet parking or off-street parking in public parking areas. As a town centre site there is an
expectation that parking controls determine where car parking is and isn’t acceptable and
residential occupants would be governed by these parking restrictions.

5.6

MKC Conservation
Initial comments
These proposals are acceptable in principle and they bring a currently dormant listed
building into use once more. There is no objection to the creation of an opening for the retail
outlet leading to the basement; the creation of this opening does not harm the significance
of the building as there is likely to have been an earlier opening in this location and the
historic layout of the building may still be read.
The lowering of the floor in the ‘red’ apartment on the first floor. Evidentially the floor in
Unit 2 looks to have been raised as the external window boarded up on the outside, and not
visible internally, lends itself to the floor originally being lower. There is, as a consequence,
no strong objection to the lowering of the floor but conclusive evidence of the earlier
arrangement to which this appears to be reverting would remove any concerns.
In relation to the closing up a door and creation of a new opening at the top of the spiral
stairs on the first floor, this section of the wall contains original timbers and this change
would therefore be harmful to the historic fabric of the building. This detail of the proposals
is therefore objected to as it causes harm to the historic building and has no
counterbalancing heritage benefit.
The former to commercial units on the ground floor are divided by a wall and timbers
evidenced behind the plaster can be seen through ‘windows’ into the plaster. The timber
has been deliberately displayed through these ‘windows’ and therefore these are believed
to be significant as examples of the historic building. An investigative hole created within
the wall by the applicant confirms the historic significance of the timbers, and their presence
further within the wall underneath the more recent plaster. The removal of this wall
therefore is objected too.
Comments following re-consultation
The two points of contention have been altered (the division of the retail areas, and position
of the stairwell exit into Apartment 2). These amendments are not objected to as these are
an improvement on the previous proposals and do not cause harm to the historic fabric of
the building.

5.7

MKC Environmental Health
Recommends that a scheme for acoustic insulation works between the units, particularly
between the commercial and the residential achieves levels in BS 8233, supported by post
completion testing as per BS8233.

5.8

Representations from interested parties
No comments received.

6.0

Relevant policies, guidance and legislation
The Development Plan

6.1

Newport Pagnell Neighbourhood Plan 2021-2031 (made July 2021) (‘the NP’)
▪
▪

6.2

Policy NP1: Settlement Boundary and New Housing
Policy NP4: Design Guidance

Plan:MK (March 2019)
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪

Policy DS2 – Housing Strategy
Policy DS4 - Retail and Leisure Development Strategy
Policy HN4 - Amenity, accessibility and Adaptability of Homes
Policy HN9 - Loss and Conversion of Existing Residential Properties
Policy CT2 - Movement and Access
Policy CT3 - Walking and Cycling
Policy CT6 - Low Emission Vehicles
Policy CT9 - Digital Communications
Policy CT10 - Parking Provision
Policy NE6 - Environmental Pollution
Policy HE1 - Heritage and Development
Policy D1 - Designing a High Quality Place
Policy D2 - Creating a Positive Character
Policy D5 - Amenity and Street Scene

Supplementary Planning Documents/Guidance
6.3

The following topic-based SPDs/SPGs are relevant:
▪
▪

Parking Standards SPD (January 2016)
New Residential Development Design Guide (April 2012)

Legislation
6.4

Planning (Listed Buildings and Conservation Areas) Act (1990)
▪
▪

Section 66 Listed Buildings
Section 72 Conservation Areas

National planning policy and guidance
6.5

National Planning Policy Framework (July 2021) (NPPF)
▪
▪
▪

Section 2 - Achieving sustainable development
Section 5 - Delivering a sufficient supply of homes
Section 8 - Promoting healthy and safe communities

▪
▪
▪
▪

Section 9 - Promoting sustainable transport
Section 11 - Making effective use of land
Section 12 - Achieving well-designed places
Section 16 - Conserving and enhancing the historic environment

6.6

In addition, national Planning Practice Guidance (‘the PPG’) is also a material consideration.

7.0

Planning considerations

7.1

The proposed physical works to the interior of the listed building do not full under the scope
of ‘development’ and these changes have already been approved under a separate listed
building consent application. Such matters are not relevant in determining this application.

7.2

Taking account of the application type, the documents submitted (and supplemented
and/or amended where relevant), the site and its environs, and the representations
received; the main considerations central to the determination of this application are:
▪
▪
▪
▪

8.0

Principle of development;
Design, character, appearance and impact on heritage assets;
Residential amenity; and
Highway matters and parking.

Appraisal
Principle of development

8.1

Policy DS2 of Plan:MK sets out the housing strategy within the Borough and states that new
housing development will be focused on the urban area of Milton Keynes as well as the 3
key settlements, which includes Newport Pagnell. Point 13 goes on to state that new
housing will be delivered by permitting development proposals within the defined
settlement boundaries as long as they comply with all other relevant policies of Plan:MK and
neighbourhood plans.

8.2

Policy HN9 of Plan:MK supports developments that would lead to a loss of a dwelling if this
would amount to a net gain in the overall numbers of dwellings. Part A of Policy NP4 of the
Newport Pagnell Neighbourhood Plan supports small, well-designed residential
developments on brownfield sites within the settlement boundary, as long as these do not
give a detrimental effect on the surrounding by protecting heritage assets and their settings,
enhancing the character and appearance of the local area and the amenity of surrounding
properties. However, proposals to subdivide residential property to develop new homes on
rear and side garden land will not be supported.

8.3

The existing site is part residential dwelling, part commercial, and development would
simply subdivide the existing dwelling into three one-bedroom properties. There would be
no new construction outside the building footprint, on garden land. The principle of the
subdivision of the property into new flats is considered acceptable, subject to complying

with other relevant policies of Plan:MK and the remaining design and heritage requirements
of Policy NP4 of the NP.
8.4

Policy DS4 of Plan:MK governs the retail and development strategy and supports the
promotion of town centre development. The development would enlarge the retail space
and join two existing shops to provide a larger and more usable retail space. As a result,
there would be no conflict with Policy DS4 and this part of the development is also
acceptable in principle.
Design, character and appearance and impact on heritage assets

8.5

Policies D1 and D2 ensure that developments respond appropriately to the surrounding
context and have a positive character. Policy HE1 supports development that sustains or
enhances the significance of heritage assets and this is echoed by Policy NP4 of the NP which
requires developments to protect heritage assets and their settings, enhance the character
and appearance of the locality, and also have regard to the character analysis and design
guidance contained in the 2010 Newport Pagnell Conservation Area Review and in the 2020
Newport Pagnell Design Study, if relevant.

8.6

Under Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in
considering whether to grant planning permission for development which affects a listed
building or its setting, the local planning authority has a statutory duty to have special regard
to the desirability of preserving the listed building or its setting or any features of special
architectural or historic interest which it possesses.

8.7

Under Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the
local planning authority is also required to pay special attention to the desirability of
preserving or enhancing the character or appearance of the conservation area.

8.8

The only significant external alteration to the street frontage of the building would be
replacement of the garage door with timber boarded doors. As the replacement doors
would be of a material fitting the building and surroundings, and would mimic the existing
garage door through use of vertical boarding, it is considered that these would preserve the
significance of the listed building, setting of nearby listed buildings and the character of the
conservation area. Analysis of the change in relation to the Conservation Area Review and
Design Study is not required given the small nature of the change. The blocking of the
doorway into the southern shop would have no impact on the external appearance of the
building as the existing door would be retained.

8.9

The Conservation Officer raises no objection to the change of use of the property into three
flats and enlargement of the retail unit as the development would enable full use of the
building, lessening the risk of future neglect, and the changes would not cause harm to
historic fabric. There was also no objection raised to the external change to the garage door.
In terms of the NPPF, it is considered that any harm arising as a result of the works is
outweighed by the proposal representing the optimum viable use of the property.

8.10

In summary, the development is found to accord with Policies D1, D2 and HE1 of Plan:MK,
Policy NP4 of the Newport Pagnell Neighbourhood Plan and sections 66 and 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990.
Residential amenity

8.11

Policy HN4 requires that all Class C3 dwellings meet the Nationally Described Space Standard
(NDSS) unless it can be robustly demonstrated that this would not be feasible and
demonstrate good internal and external design to accommodate changing and different
needs of households and be capable of adaption. Policies NE6, D5 and NP4 of the Newport
Pagnell Neighbourhood Plan ensure that developments create and protect a good standard
of amenity for buildings and surrounding properties and do not result in noise impacts that
would have an adverse impact on human health.

8.12

Single storey 1-bed dwellings providing 1 bed space are required to provide 37sqm gross
internal floor area including 1 sqm of built in storage. Units 2 and 3 both meet the NDSS
requirements for single-storey dwellings, 1-bed 1-person dwellings, including bedroom size
and in-built storage space (53sqm and 37 sqm respectively).

8.13

While there are no stipulated requirements for a three-storey, 1-bed 1-person, dwellings ,
it is reasonable for this to be considered under the single storey requirements as the stairs
do not reduce the useable space significantly. As such the 37sqm requirement is significantly
exceeded (55sqm). While the bedroom in Unit 1 would be slightly below the width required
by the NDSS, this would only be by a few centimetres and this degree of conflict would not
give grounds for a refusal. There are no concerns about storage space for Unit 1 given the
large amount of attic space available and the size of unit overall.

8.14

The requirement that the design can accommodate changing and different needs of
households and be capable of adaption under Policy HN4 is considered to be countered by
the limited adaptability of single bedroom flats and heritage constraints due to the listed
status of the building. As a result, it is considered that the layouts presented are acceptable.

8.15

The Environmental Health Officer considers that it is likely for there to be a potential for
noise disturbance through floors and walls between the different residential units and the
retail unit, and has therefore recommended a scheme for acoustic insulation works between
the units. However, this condition would duplicate what would be required through building
regulations and therefore it is deemed unnecessary under the tests required by NPPF. As
such, this has not been recommended. In summary, in light of this fact the development
would not conflict with Policy NE6 of Plan:MK.

8.16

Following the New Residential Development Design Guide SPD, it is recommended that each
apartment must have access to private open space. The dwellings would have a communal
garden which is considered to be acceptable provision, given there are no recommended
garden sizes for non-family dwellings in the SPD.

8.17

The properties would each have adequate areas for drying of clothes in the garden and there
are no concerns regarding rubbish collection which could be stored off the street in the

communal lobby prior to collection. This would be the same arrangement that existed for
the building as a larger family home (storage of rubbish in the garage).
8.18

The upper floor rear windows of Unit 1 would overlook the commercial yard of No.7 High
Street but this is not considered to have an adverse impact on the business, bearing in mind
the windows already exist and this part of the building is already used as a dwelling. The rear
windows of Unit 2 would also look over commercial businesses and would pose no concerns.
The other apertures in the development are either at ground floor level or overlook public
areas and, as a consequence, would not raise overlooking issues.

8.19

In summary, the development is found to be compliant with Plan:MK Policies HN4, D5 and
NE6 and Policy NP4 of the Newport Pagnell Neighbourhood Plan, subject to conditions.
Highway matters and parking

8.20

Policies CT2, CT3, CT6 and CT10 of Plan:MK govern relevant transport and parking related
matters. Proposals are required to meet the Council’s full parking standards, unless there
are mitigating circumstances, and on-site parking should not be reduced below the Council’s
full expectations if this would increase additional pressure in off-site parking that could not
be resolved by on-street parking controls. Developments should also not result in
inappropriate traffic generation or compromise highway safety, encourage walking and
cycling, and each dwelling is also required to supply a single electric vehicle charging point.

8.21

No external vehicle parking is available within the site due to the historic town centre
location and no car parking spaces or electric vehicle charging points are proposed. While
the garage would be converted into a communal lobby, providing for cycle parking, garages
are not counted as allocated parking spaces under the Parking Standards SPD and so there
would be no overall reduction in parking provision.

8.22

As a result of the amalgamation of the two retail units there would be no increase in useable
retail floorspace and therefore there is no requirement for an additional parking space for
the change in commercial floor space. It would not be reasonable to refuse the application
for a lack of parking for the retail unit because the current useable retail floorspace in the
two shops which measures 30 sqm corresponding with a requirement for 2 spaces for a food
shop and 1 space for non-food or business use, meaning the existing retail element already
falls short of the parking standards by 1 or 2 spaces. In addition, as a town centre location,
the use of the public parking areas for use by the shop unit is considered appropriate and it
would when there is no dedicated parking for the units as existing (i.e. the impact arising
from this element of the proposal is neutral).

8.23

The Parking Standards require 1 on-site space for each of the residential flats and 0.33 space
per flat for visitor parking. While there is therefore a shortfall of 4 spaces, the historic town
centre location must be taken into account when determining the application, as does the
fact that the existing family dwelling already has 3 rooms which have been used as
bedrooms requiring 2 car parking spaces plus 0.5 visitor spaces (rounding to 3). This means,
in reality, the shortfall arising from the proposal when compared to the existing uses, is only
a single space.

8.24

As explained in the response from the Highways Officer, parking in the surrounding area is
covered by parking controls and restrictions. These include double-yellow lines and timelimited street parking bays. The location is also a highly sustainable one with good cycling,
walking and bus connections, along with a number of car parks in relatively close proximity.
As a result, the development is found to meet the criteria of part 1 and 2 of Policy CT10 as
off-site parking pressure would be resolved by on-street parking controls and the
sustainable location is a mitigating circumstance. No adverse highway impacts are therefore
considered to result from the proposed development.

8.25

The parking standards require cycle parking at a rate of 1 cycle space per flat which equates
to 3 spaces. These are to be provided in the lobby. While there is a requirement for an
additional visitor space, as this could can be adequately addressed through a condition..

8.26

In summary, officers consider the development does not cause unacceptable conflicts in
terms of highway and parking issues and mitigating circumstances means is accords with
Plan:MK Policies CT2, CT3, CT6 and CT10.
Other matters

8.27

As the development relates to an existing building in the town centre, there are no concerns
that an adequate bandwidth of broadband speed would not be available to serve the
dwellings in accordance with Policy CT9 of Plan:MK.

9.0

Conclusions

9.1

The proposal is found to be in accordance with the Development Plan and therefore it is
recommended that planning permission should be approved, subject to conditions.

10.0

Conditions

1. The approved development shall be carried out in accordance with the following
drawings/details:
Plans received 29/04/2021:
OS Plan Black / White, dated: 17/03/2021
Plans received 12/07/2021:
PROPOSED PLANS & ELEVATIONS 3 UNIT CONVERSION & RETAIL – Drawing Number 0620 SK
10 Rev D
Reason: For the avoidance of doubt and to secure sustainable development pursuant to the
objectives of the Development Plan.
2. The development hereby permitted shall begin before the expiration of three years from
the date of this permission.

Reason: To prevent the accumulation of planning permissions; to enable the Local Planning
Authority to review the suitability of the development in the light of altered circumstances;
and to comply with section 91 of the Town and Country Planning Act 1990.
3. Notwithstanding the details on the plans hereby a proved, prior to the first occupation of
the development revised details of the proposed bicycle parking shall be submitted to and
approved in writing by the Local Planning Authority. Specifically, this shall include provision
for a single space for visitor parking. The development shall be completed in accordance
with the approved details prior to the first occupation of the development and shall
thereafter be retained for those purposes.
Reason: To ensure the provision and availability of adequate cycle parking in accordance
with Policy CT3 of Plan:MK (2019).

Location Plan

Existing ground floor plan

Existing first and second floor plans

Existing basement plan

Existing front elevation

Existing rear elevation

Existing north side elevation

Existing south side elevation

Proposed ground floor plan (retail unit, unit 3 and ground floor unit 1)

Proposed basement plan (retail unit storage)

Proposed first floor plan (unit 2 and first floor unit 1)

Proposed second floor plan (second floor unit 1)

Proposed front elevation

Proposed rear elevation

Proposed north side elevation

Proposed south side elevation

A1.0

Full consultations and representations

A1.1

Newport Pagnell Town Council
‘The Town Planning & Environmental Management Working Group objected to this
application on the grounds that there is insufficient parking provision allowed for in the
development, and it is thus not compliant with Milton Keynes Council Parking Standards.
The Town Council requests that this application is referred to the DCC/P for determination’

A1.2

Cllr Paul Alexander – Newport Pagnell South Member of DCC/DCP
No comments received

A1.3

Cllr Scot Balazs – Newport Pagnell South
No comments received

A1.4

Cllr Jane Carr – Newport Pagnell South
No comments received

A1.5

MKC Highways
‘Introduction
The application is for alterations to the ground floor retail area and the creation of 3, 1 bed
flats above.
Proposals
The creation of 3, one bedroom flats doesn’t provide any off-street, car parking but it does
provide internal storage of pedal cycles.
The application site has no access for vehicles and therefore residents and visitors to the
retail unit alike, will need to depend on on-street parking or off-street parking in public
parking areas (St Johns Street car park lays close to the rear of the application site). As a
town centre site there is an expectation that parking controls determine where car parking
is and isn’t acceptable and occupants of the residential element of the proposed
development will be governed by the parking restrictions.
Conclusion
Highways raise no objection to planning permission being granted.’

A1.6

MKC Conservation
‘Significance
C. 18th Century Grade II Listed Building, of red brick, and tile roof, with a commercial history,
and former carriageway entrance, a blocked up window above the carriageway, with some
historic alterations that have previously occurred. The frontage of the building retains its
historic appearance as a historic asset within Newport Pagnell.
The ground floor of 5A and 5B was subdivided in 1994 to form the two existing shops with
access to the min building closed off. Historic plans show that this was once one building,
however there are timbers evidenced and these are seen through ‘windows’ into the
plaster. Simple investigation into this wall may be required to identify its age / development
completely.
The adjoining garage though lined with breeze blocks has original supporting timbers
running the length of the room, before leading to the rear of the property.
The rear of the property has had modern additions; including a single storey rear extension
which follows the footprint of an earlier workshop layout.
The building has historic stairwells which are evidentially significant of the building’s earlier
arrangements and layouts. The property exhibits original timber framework throughout;
including a significant cruck formation indicating an earlier period of the property.
Within the historic frame and timbers of the building there has been much internal
renovation and new floor introduced, however the original walls and timbers remain and it
is through these that the original building is still legible and identifiable; it retains its
evidential an architectural significance as a traditionally built building, despite modern
alterations.
Development Principle
These proposals are acceptable in principle and they should bring a currently dormant listed
building into use once more. There are historic details and features of the building that
would be harmed by the proposals as currently presented. Special regard is given to the
preservation of the historic and architectural details of this property.
Development Detail
The proposals are generally acceptable and bring a dormant Listed Building back into use,
however there are some concerns about areas of details require initial investigation to
confirm the authenticity and significance of features which these proposals would alter and
potentially cause harm to the significance of the building..
The former to commercial units that form 5A and 5B on the ground floor are divided by a
wall, there are timbers evidenced behind the plaster of this wall and these are seen through

‘windows’ into the plaster. The timber has been deliberately displayed through these gaps
and therefore are believed to be significant as examples of historic building. It is not known
to what extent there is timber in this wall, and may be evidential of an earlier structure, or
even an opening depending upon the extent of it. Simple investigation into this wall may be
required to identify its age / development completely. Investigations should be limited to
prevent the loss of the
NB. Since the initial drafting of this response an investigative hole has been created within
the wall confirming the historic significance of the timbers, and their presence further within
the wall underneath the more recent plaster. The removal of this wall therefore is objected
too.
There is no objection, however, to the creation of an opening for the retail outlet leading to
the basement; the creation of this opening does not harm the significance of the building as
there is likely to have been an earlier opening in this location and the building still may be
read as it has been.
Similarly there is the lowering of the floor in the ‘red’ apartment on the first floor.
Evidentially this floor looks to have been raised. The external window boarded up on the
outside, and not visible internally, lends itself to the floor originally being lower. There is no
strong objection to this change but conclusive evidence of the earlier arrangement to which
this appears to be reverting would remove any concerns.
The proposals also seek to close up a door and create a new opening at the top of the spiral
stairs on the first floor. This section of the wall however also contains original timbers and
would be harmful to the historic fabric of the building. This detail of the proposals is
therefore objected it; it causes harm to the historic building and has no counterbalancing
heritage benefit.
These proposals are currently objected to in accordance with local policy HE1 and in line
with national guidelines.’
Comments following re-consultation
‘I note that the two points of contention have been altered (the division of the retail areas,
and the stairwell to Apartment 2) , these amendments are an improvement on the previous
proposals and do not cause harm to the historic fabric of the building. These amendments
are not objected to.’
A1.7

MKC Environmental Health
‘If you're minded to recommend approval for the application I’d like to see a scheme for
acoustic insulation works between the units (particularly between the commercial and the
residential) to achieve levels in BS 8233, supported by post completion testing as per
BS8233.’

